Land use planning is one of the effective ways of achieving overall sustainable physical development especially, in urban areas. Various stakeholders in Ghana such as government agencies are therefore, responsible for the development and enforcement of national and local plans that specifies land areas for residential, industrial, transport and recreational facilities towards achieving sustainable development. Empirical literature within the Wa Municipality is not clear on weather enforcement and/or compliance pose as a challenge to sustainable urban development. The main objective of this study was therefore, to assess the physical development and land use planning guidelines in the Wa Municipality and analyse people compliance for sustainable land management. Both primary and secondary data were used in this study. A questionnaire was used to collect primary data from 173 households in the Wa Municipality. Besides, heads of three institutions responsible for enforcing planning guidelines were interviewed. The results maintained that physical development planning guidelines are there to guide urban development in the Wa Municipality, but enforcement and effective compliance has been weak. Also, demographic and economic variables of the respondents as well as the lack of institutional capacity are the factors responsible for low levels of compliance. The non-compliance with planning guidelines contributes to haphazard physical development. This implies that the existence of clear planning guidelines is a necessary but not sufficient condition for sustainable urban land management. It is therefore, recommended that appropriate intervention through effective education for the general public as well as resource allocation to the enforcement institutions. This will facilitate the achievement of sustainable urban land management in the Wa Municipality.
Introduction
In many developing countries, cities have emerged as engines of economic growth by providing opportunities for education, employment, technological transfer and ready market for industrial goods (Rees, 1992) . However, high population growth in urban areas has placed enormous stress on natural resources and imposed "ecological footprints" on urban areas (Rees & Wackernagel, 1994) . Besides, outward expansion of cities results in changes in land use whereby urban residents buy up prime agricultural lands for residential purposes or fail to develop lands in consonance with planning guidelines (Asamoah, 2010) . In an attempt to cope with the effects of urbanisation, governments in both developed and developing countries adopt land use policies and strategies that are designed to mitigate the magnitude of urbanisation to manageable levels. This is because urban planning plays an important role in increasing the capacity of cities to cope with population growth (Mutiara et al., 2008) .
Land use planning aims at achieving orderly physical development and strives towards evolving a functional and livable environment where individual and common goals can be achieved (Owei et al., 2010) . It is also a process of examining different land use options, choosing between them and the making of a physical plan to make the chosen priorities come true. Physical planning may equally involve any deliberate attempts to alter the nature of using land for the purpose of securing aesthetics, convenience, economy, harmony, health and safety of the dwellers of a settlement (Tasantab, 2015; Hermunen, 2004) . Effective land use is therefore, considered important in addressing the needs of people and also to control externalities (Ocran, 2015) . It has been found that land use is based on the functional dimension of land for different human purposes and economic activities. Typical categories of land use are dwellings, industrial use, transport, recreational use and nature protection areas (Maxwell, 2011) .
In Ghana, there are various stakeholders, governments, NGOs among other agencies that are involved in developmental management of lands in the national, regional and local level (Yakob et al., 2012) . The purpose of their stake is that, land use decisions are critical determinants of environmental quality, and it is imperative that land use controls be effectively practiced to combat such problems as pollution, the occupation of hazard-prone areas, the degradation of wetlands and other coastal resources, and the loss of open space and other cultural resources (Willams 2000) . Besides, land development agencies are mandated by the state to ensure efficient land administration. Prominent among them include the Lands Commission (LC), the Office of the Administrator of Stool Lands (OASL), and the Town and Country Planning Department (TCPD) (Appiah, 2012) . The effectiveness of a plan for development will heavily depend upon the choices made by the local and national government in designing and implementing the plan and the resources devoted to those efforts (Thurman, 2010) .
A number of strategies have been taken up to improve the effectiveness of urban planning. Some of them are the ongoing revision of land Acts, creation of urban planning directorates as well as revision of planning budgets (Akola, 2007; Yakob et al. 2012; Owie et al. 2010) . For instance, regulatory planning by central government such as protecting natural resources as well as putting in place the needed infrastructure for comfort of society has undergone changes over the years (Kofi, 2004) . Besides, the government of Ghana, through the Ghana Poverty Reduction Strategy (GPRS), has initiated measures to address the effects of rapid urban growth on land use. These strategies include ensuring the physical planning of settlement, enforcement of planning regulations and schemes (NDPC, 2005 There is an increasing recognition that the growth of cities is inevitable and the solution to urban planning problems depends heavily on effective urban planning, infrastructural development and management (Antwi et al., 2014; Asoka et al., 2003) . With regards to population for instance, the effects of population growth on urban infrastructure and services shows that there is evidence of haphazard physical development and encroachment to roads, road reserves and way leave (Asoka et al., 2003) . The rapid and often unplanned population growth is often associated with population demand that outstrip infrastructure and service capacity and subsequently leading to environmental degradation. In some cases, individual housing preference, cultural traditions and constraints, poor planning and management, relatively low cost of peri-urban land have ensued in increasing physical expansion of cities with low housing densities in Ghana (Cobbinah & Amoako 2014) . This phenomenon characterized Ghanaian cities resulting in poor sustainable land use planning.
Studies have shown that Ghana is still battling with the problem of population to land development. For example, Appiah (2012) found in his study on the management of urban land in Ghana, that the pressures of urbanization and fast growing population of the cities have impacted on land management. According to Antwi et al. (2014) the encroachment of development on wetlands and water ways has been a major challenge for most of Ghana's urban cities as a result of the growth of these cities.
Land use policies have proven as an effective means of achieving sustainable development objectives (Thurman, 2010; Boamah et al., 2012) . They are used to regulate human activities and control the provision of recreational centres, education, and commercial activities. The growth of urban populations, however, has exerted great pressure on land resources (Owusu and Asamoah, 2005) thus culminating in non-compliance with land use planning regulations in different ways (Monkkonen and Ronconi, 2013) . A study by Thurman on Land Use Regulations and Urban Planning Initiatives, in Development Planning established that, non-compliance with land use planning regulations is often predominant in urban areas taking the form of implementation bottlenecks, such as contradiction of land use policies between government and traditional land owners, and capacity of local government to draft, enact and enforce land use policies (Thurman, 2010) . Specifically, despite the existence of laws to regulate development planning in Ghana, urban land-use problems, such as haphazard development, incompatible uses of adjourning lands, inaccessibility of neighbourhoods and insanitary conditions, prevail in the Wa Township (Boamah, 2013; Boamah et al., 2012) . Osumanu et al. (2016) maintained that the existence of environmental problems in the Wa Township is a critical case leading to poor land use management. These studies maintained that enormous factors such as income, rent values, facilities available, and nature of residential areas contribute to poor land use planning guidelines with their associated effects of non-compliance. Consequently, the seeking of living spaces by households are subjected to traditional methods, leading to unsustainable urban planning in the Wa Municipality (Osumanu et al., 2016) .
The foregoing discussion leads to the following research questions: Are there effective physical development and land use planning guidelines in the Wa Municipality? How are land developers complying with the physical development and planning guidelines in the Wa Municipality? Therefore, the objectives of this study are: to assess the physical development and land use planning guidelines in the Wa Municipality and analyse people compliance for sustainable land management.
Review of Related Literature

Compliance with Land Use Planning
According to Fellmann et al (2005) development occurs when resources of an area or country are brought into full productive use. This includes proper land use planning such as the conversion of vacant land to housing areas and allocation of parcels of land to specific uses with effective compliance (Cobbinah & Amoako 2014) . The Institute for Local Government (2010) maintains that land use is the occupation or use of land or water area for any human activity or any purpose defined in the general plan while guidelines are general statements of policy direction around which specific details may be later established. Land-use planning is a complex process involving development of a land-use which include; statement of land-use issues, goals, and objectives; summary of data collection and analysis; land-classification map; and report describing and indicating appropriate development in areas of special environmental concern (Williams, 2000) .
Urban planning plays a very important role in augmenting the capacity of cities to accommodate population growth. A study by Frimpong (2017) identified three main planning regimes in Ghana: the slum areas, the well-planned areas, and the traditional unplanned areas, which falls between the two. These traditional areas are not slums, yet they are also not well planned (Frampong, 2017; Osumanu et al. 2016; Boamah, 2013) . The slums are often overpopulated lacking basic services and shelter, the well-planned neighborhoods whether gated or not, have designated boundaries with single family houses with controlled entrances to exclude outsiders. Relating this to Osumanu et al. (2016) , some parts of Wa Town can be categorized as a traditional unplanned area. They indicated that there is unavailability of housing facilities while the few housing facilities are in their poor state (Osumanu et al., 2016 ).
An insight into development control in urban centers of Ghana by Tasantab (2015) reveals that the urban land has expanded tremendously. This coincides with Antwi et al. (2014) report that natural forest lands have been converted into various forms of cultivated lands and settlements. It is reported that residential land has increased from 52% in 2008 to 55% in 2014 while farmlands on the other hand have decreased from 30% in 2008 to 24% in 2014 (Tasantab, 2015) . As a matter of fact, land conversion to residential and other non-agricultural use is more intense in Ghana (Simon et al. 2004) .
Research shows that the nature of development of a city or town can impact negatively or positively on its needs and therefore the quality of life of its citizens (Frimpong, 2017; Ocran, 2015; Cobbinah & Amoako, 2014) . Tasantab (2015) concludes that the positive aspects of land use are any deliberate attempts to alter the nature of using land for the purpose of securing aesthetics, convenience, economy, harmony, health and safety of the dwellers of a settlement. A good urban design according to Ocran (2015) will attract human resources to further develop the place and the inhabitants will have self-worth about where they live. He explained that highly educated, skilled as well as high income individuals will be drawn to the quality of life indicator and end up moving into these areas to work. Also, having a good urban layout is closely linked to an improve sanitation. This view is shared by Frimpong (2017) , who reported in his study on planning regimes that the notion that some well-planned areas in the Accra such as Airport East, Legon, Trassaco, Cantonment and Labone is because those areas have a proper plan.
On the other hand, the reverse is true where a poorly planned town with bad infrastructure and urban design inhibits drainage and worsens the incidence of diseases and as well attracts people with low levels of human capital (Ocran, 2015) . It has been suggested that traditional land-use systems generally do not adequately control the quality, pace or distributional effects of land development and that, even when a plan exists, development activity is too often disorganized (Yachori, 2015) . Studies have shown that the lack of good urban design and infrastructures lead to lack of respect, unattractiveness and loss of money for its citizens (Appiah, 2012; Owusu, 2013; Ocran, 2015 , Frimpong, 2017 .
It has been revealed that urban planning has failed in practice in some developing countries in the world because planning has mostly been overambitious, considering the capabilities of the administrative system to enforce their implementation (Yachori, 2015) . In fast growing towns and cities of Ghana, it is a common knowledge that physical development runs faster than planning and as a result of these unplanned physical development, the neighborhoods have poor sanitation issues (UN-Habitat, 2009; Frimpong, 2017) . Fusieni (2012) added that Ghanaian city's spatial and demographic growth has been phenomenal, but access to urban infrastructure and services has lagged behind. Cobbinah and Amoako (2014) in their work on urban sprawl and the loss of peri-urban land in Kumasi reveals that extension in the metropolis is rapidly consuming fringe rural communities. The rapid rate of urban sprawl in the city leaves no doubt about the increasing conversion of farmlands/agricultural lands in the Kumasi metropolis into residential use without ancillary infrastructure and social services. This suggests that the undesired consequences of land management often happen not only because of lack of planning, but because of inadequacy in planning processes, decisions, policies, and outcome (Abukhater, 2009; UH-Habitat, 2009) 
Factors Influencing Land Use Compliance
One might ask why Ghanaian cities appear to be unplanned if effective land use is important to address the needs of the people. Answers to this question show that institutions responsible for land development are challenged with serious shortcomings relating to design of the state regulatory framework, and in particular inadequate institutional capacity for the implementation of state management policies to protect the wide range of interests in land (Sittie, 2006) . Land use Act which is an existing law for effective land management tool by developing nations has been difficult to implement (Owei et al., 2010; Yakob, 2012; Mwangi, 2012) . Typical example is that of Nigeria where, Owei et al. (2010) describe their Land Use Act (Act 1978) as an Act of deceit; which creates distrust, marred by threats, aggression and litigation between the government and the indigenous community. Furthermore, Akola (2007) reported that environmental problems experienced in Uganda are partly due to the lack of enforcement of the existing urban plans. Same as in Nigeria, where Aluko (2011) discovered that one of the predominant problems to compliance facing Lagos metropolis is that of promoting balance land use that reduce conflict, environmental degradation and leads to efficiency and sustainability.
In the Wa Municipality (Ghana), an analysis of the households living conditions by Osumanu et al. (2016) stipulated that, household seeking living space (land, house, etc.) are subjected to exploitive activities of individual landlords who have no regard for the municipal housing policies and regulation. Not only are the landlords disregarding policies and regulation, but in the context of the unavailability of housing facilities or their poor state, the people do not comply with the municipal by-laws. Lack of participation of the public in the planning process in drafting zoning ordinance, subdivision and growth control measures negatively affects planning process (Asare-Akuffo et al., 2014) . The unfortunate thing is that, most people do not obtain the building permits before developing their lands. The few that obtain the development permit are not even supervised to ensure that the development of the lands is in conformity to plans. The result is that, people put up unauthorized structures haphazardly and this led to the development of slums (Yachori, 2017) .
The reason for the serious shortcomings relating to design of state regulatory framework, and in particular inadequate institutional capacity for the implementation of state management policies is because less attention is paid to urban planning institutions in Africa (Mwangi, 2012; Akola, 2007) . For instances problems such as financial resources, institutional capacity and lack of committed leaders impede mangers in the implementation of land use plan (Yakob et al., 2012) . Researchers (e.g Akola, 2007; Yakob, 2012) have acknowledged that the inability of the governments, stakeholders and managers to enforce land use regulations and the master plan have been responsible for the non-compliance to planning guidelines. Akola (2007) found that the Kwamwenge Town Council in Uganda lack human and financial capacities to conduct proper urban planning and management. Aside that he indicated that stakeholders face inadequacy of proper coordination, and also information sharing is very poor because there are no feedback and effective reporting system. Williams (2000) in his study on environmental planning for sustainable urban development stated that inadequate funding, uncertainty and delay in program administrations, lack of manpower resources and technology are major impediments for management in solving environmental problems. Furthermore, the problems associated with land management include inadequate logistics, poor documentation of transactions, fragmented institutions, inadequate cooperation and coordination among the Land Sector Agencies (LSAs), perceived corruption of some officers of the LSAs and general indiscipline in the land market (Appiah, 2012; Mwangi, 2012) . Developing countries such as Kenya and Ghanaian planning system are rife with many institutional weaknesses: outdated planning regulations; conflicting responsibilities and lack of coordination among planning institutions; lack of public participation in the planning process; poor management and lack of technical staff to enforce planning programs. These make it ineffective in controlling the rapid growth of the city (Asare-Akuffo et al., 2014; Mwangi, 2012) . In the upper west region of Ghana, Yachori (2017) revealed that Land use planning is highly distorted due to weak legislative framework, poor institutional collaboration, irregular training of staff, and inadequate funding.
Effect of Non-Compliance and Lack of Urban Planning
The present day urban challenges in Ghanaian towns and cities -poor sanitation, inadequate housing, slum Vol. 11, No. 5; development, and uncontrolled urban growth (loosely defined as sprawl) and inadequate services like water thus had their roots in the poor performance of spatial planning and non-compliance. On one hand, the unprecedented encroachment on road infrastructure and poorly developed road network are causing rising levels of congestion and traffic jams in the metropolis and on the other hand is the concern of poor (Asare- Akuffo et al., 2014; Cobbinah & Amoako 2014; Ocran, 2015; Fusieni, 2016; Frimpong, 2017) . Yakob et al., (2012) in particular argued that the problem pertaining to non-compliance may discouraged the implementation of sustainable development especially in the housing sector. On that note, Cobbinah and Amoako (2014) re-counted that there is increase congestions, ineffective use of land, and pressure on infrastructural facilities with Kumasi city due to individual housing preferences which deviate from planning regulation. Yakob et al., (2012) also maintained that the issue of non-compliance such as illegal change of land use zoning and conflicts in development plans are among others that affect sustainability in the housing sector in Klang Valley. It is argued that the spate of encroachment on public land-use zonings in Tamale will have negative ramifications for sustainable urban development. First, it will affect social development by restricting access to places for public interaction and socialization. Second, the land tenure changes occurring in the area will breed inequalities by rendering people landless at the expense of a few. Furthermore, transport infrastructure appeared to be inadequate as most roads sections have reached critical capacity, where the volume of traffic flow appeared more than the road networks can handle (Anin et al., 2013) .
Concerning sanitation, studies have shown that non-compliance to urban planning guidelines, physical development in Ghana is outstripping drainage networks which pose a serious challenge to the nation (UN-Habitat, 2009; Asare-Akuffo et al. 2014; Ocran, 2015) . Asare-Akuffo et al. (2014) maintained that cities are faced with poor sanitation such as worsening waste conditions, however planning officers have in their effort to control this development have not been successful. Similarly, buildings in neighborhood around the cities of Ghana are always on waterways Antwi et al. (2014) and this has culminated into seasonal flooding during the wet season (UN-Habitat, 2009; Frimpong, 2017) . Fusieni (2016) noted that the encroachment on open space and reserve/buffer areas (often associated with wetlands, banks of rivers and dams) will likely result in impaired ecological and ecosystem services functions of the urban environment in Tamale, at the time of growing concerns for the impact of cities on climate change. Physical development in these areas also exposes people to natural disasters such as flooding, which not only poses threat to lives and property but also can put pressure on local-government budgets in times of disaster. In addition, Osumanu et al. (2016) revealed that the unavailability of housing facility or their poor state is as a result of the absence of public infrastructure, including access to good roads, water and drainage system. In Ashaiman (Accra) in particular Ocran (2015) indicated that the layout problem in that area has led to diseases and sicknesses such as cholera.
The urban planning has been a development challenge in many regions especially, in developing countries. Specifically, the institutions responsible for the facilitation of land use planning have been proven to be weak; creating opportunity for public misconduct regarding land use by planning standards. This situation, if replicate in the Wa Municipality will not lead to sustainable urban development. It is therefore, imperative to study the factors responsible for compliance with land use planning guidelines for sustainable land management.
Methodology
Study Area
According to the Ghana Statistical Service (2014), the Wa Municipality is one of the eleven Districts/Municipalities that make up the Upper West Region. The Municipality has its capital also serving as the administrative capital of the entire region. It is also where a lot of land use developments are taking place in comparison with other Districts of the region. The Wa Municipality shares administrative boundaries with Nadowli District to the North, Wa East District to the East and to the West and the South Wa-West District. It lies within latitudes 1º40'N to 2º45'N and longitudes 9º32'W to 10º20'W ( Figure 1 ). The Wa Municipality has its capital as Wa. It has a land area of approximately 579.86 square kilometers, which is about 6.4% of the Region. The study was conducted in Wa, which is also the capital of the Upper West Region; the largest and most developed town in the region.
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Hence 173 households were selected in the Wa Municipality for investigation into their compliance with physical development and land use planning guidelines. The respondents were selected using a stratified sampling procedure. The whole of the Wa Municipality was stratified into three different residential areas. Zone One covered the unplanned residential areas, which includes the Central Business District (CBD). Zone Two is made of the planned suburbs, thus SSNIT Residential Area, Kpaguri Residential Area and Konta Extension. Zone Three comprises the Newly Developing Areas. The respondents were selected from these residential areas.
Data and Analysis
Data were collected from both primary and secondary sources. The primary data were collected using a questionnaire, interview guide and observation. The questionnaire was used to gather quantitate data from the 173 respondents while the interview guide used to collect qualitative data from institutions responsible for the design and enforcement of land use planning guidelines. The results were coded and entered into the SPSS spreadsheet and analysed using narratives, descriptive and inferential statistics. Besides, the secondary data consist of local plans in a form of maps. The maps provide evidence of proper land use guidelines in the Wa Municipality.
Results and Discussion
This section presents the results of the study. The main issues discussed include background information of the respondents, the physical development and land use planning guidelines, and the factors influencing compliance with land use planning guidelines.
Background Information of Respondents
This sector presents the results of respondents' background characteristics. The distribution of the variables discussed is shown in Table 1 . From the survey, male respondents constitute 85.5% while the female respondents constitute 14.5%. Besides, the respondents consist of indigenes (37.6%) and non-indigenes (62.4%). It was also discovered that the social system of the respondents, values religion and hence all the three dominant religions in Ghana are practiced. From Table 1 , 25% of the sample is Christians, 74% are Moslems and 0.6% is Worshipers of African Traditional Religion. Different levels of formal education were observed among the respondents. The results indicate that 22.5% had no form of formal education, 52.6% had basic education and 8.7% had Tertiary level of education. Besides, the main occupations of the respondents include farming, trading, manufacturing/repairs and those serving in the public sector.
Further evidence suggests that the respondents have minimum age of 22, a maximum of 70, an average age of 40.6 years, this recorded a standard deviation of 7.8. This means that people as young as 22 years have the capacity to own land resources in developing economies such as Ghana. They receive income from multiple sources but often consider one as the main source. Analysis of the income of the respondents revealed that some people ear as low as GH₵20.0 while others earn a maximum of GH₵4000.0 per month. The average income recorded is GH₵1118.62 with a standard deviation of 772.8. This means that land developers in the Wa Municipality has sufficient income to enable them meet the cost of complying with land use planning regulations. (2018) The results on respondents' background characteristics imply that land developers in the Wa Municipality have different characteristics and hence can behave differently regarding compliance with land use planning guidelines.
Physical Development and Land Use Planning Guidelines in the Wa Municipality
It was discovered from this study that legislative instruments by an Act of Parliament have been established to guide physical planning and land use in Ghana. The legislative framework further established some institutions to enforce the land use regulations at sub-national levels. This was revealed in an interview with a respondent from the Town and Country Planning Department. The respondents shared the following with the researchers.
"The Town and Country Planning Department operates on statutory frameworks such as the National Building
Regulation Act (LI 1630) and Land use and Spatial Planning Act, (Act 925, 1996) The results suggest that there are strong institutions for the regulation of urban development at the national level and this also covers local levels such as the Wa Municipality. Besides, the Town and Country Planning Department has the mandate to zone the land towards sustainable development. To ensure effective compliance, land developers are therefore, required to obtain permit in order to develop their lands. This set the basic standard for a sustainable land management in the Wa Municipality.
Further evidence suggests that some parts of the Wa Municipality have been zoned with clear land uses areas. Figure 2 provide evidence from some layouts with designated residential, commercial and public land use areas. The evidence in Figure 2 implies that the layout of the Wa Municipality has areas for residential facilities, markets, sanitary areas, roads, schools and other public land use areas. This means that haphazard development in the Wa Municipality as claimed by Boamah, (2013) and Osumanu et al. (2016) is not because of the absence of regulation or planning guidelines. This means that other socio-economic factors would be responsible for unsustainable land management.
Factors That Influence Compliance with Land Use Planning Guidelines
Some demographic and economic variables were found to have influence on compliance with land use planning guidelines. The factors were identified using Chi-square test of independence. They include income, ethnicity, development of a site plan, and occupation. The variable categories, Pearson Chi-square value, degree of freedom (df) and significance (P-value) are shown in Table 2 . (2018) The results in Table 2 revealed that income of the respondent and obtaining of building permit has a strong influence on each other. This is due to the fact that the Pearson Chi-square value (4.87) was found to be significant at 10% (P-value <0.1). From the table, high income earners were found to have complied with land jsd.ccsenet.org Journal of Sustainable Development Vol. 11, No. 5; use regulations and were given permit to develop their lands. Hence there is enough evidence to reject the independence of income and obtaining of building permit to develop one land.
The results further indicate that ethnicity plays a significant role in complying with the physical development and planning guidelines. From Table 2 , the chi-square value of 4.17 was reported which is significant at 5% (P-value < 0.05). This means that there is enough evidence that respondent ethnicity is independent on compliance with land use regulations. From the results, respondents who are non-indigenes were found to have complied more than those that are indigenes.
The results also indicate that people who developed site plans for their lands were found to have permits to further develop their land than those who do not acquire site plans at all. From Table 2 , the Chi-square test value is 15.75 and was found to be significant at 1% (P-value < 0.01). This means that there is enough evidence to reject the independence of acquisition of site plan and obtaining of permit to develop one land. Since many of those who have acquire site plans have also obtained permits, it can be concluded that development of site plan has a positive influence on obtaining of building permit.
Finally, the respondents were found to have been engaged in different occupations. The findings in Table 2 suggest that there are variations in the number of people from different occupations who have obtained building permits. The chi-square analysis provides a test value of 8.44 which is significant at 5% (P-value <0.05). This provides enough evidence to reject the independence of occupation and obtaining of building permit. The frequencies suggest that people who are in the public service often comply more than those in other occupations.
Reasons for not Complying with Physical Development and Planning Guidelines
The results revealed that some challenges confront institutions in enforcing compliance with physical development and planning guidelines in The Wa Municipality. An interview with a respondent from the Wa Municipal Assembly revealed that the attitude of landlords contributes to the challenges facing institutions in enforcing physical development planning guidelines. The caption below was noted during the interaction: The results suggest that land developers deliberately refuse to follow the necessary procedures in obtaining their lands or permits to develop their lands. This means that the institutions are under resourced and hence lack the capacity to enforce compliance with basic regulations. Therefore, there will be haphazard development despite the availability of well-planned layouts to guide physical development. This observation confirms the claim of Owei et al. (2010 ), Yakob (2012 and Mwangi (2012) that sustainable land management tools in the developing world have been difficult to implement. This is the case in Nigeria which according to Owei et al. (2010) that the main institutional framework for land management has been considered as a deceit because of lack of capacity for its enforcement.
Further evidence suggests that attitude of landlords alone is not the cause of non-compliance or challenges with enforcement but the fact that some of the regulatory institutions have failed to perform their required duties. The results point out that the Wa Municipal Assembly often fails to procure lands appropriately from landlords for further zoning and this allow the landlords to develop their lands with little or no planning guidelines or regulation. This opinion was recorded in an interview with a respondent from the Town and Country Planning Department. In related literature, Mwangi (2012) argue that less attention is paid to urban planning institutions in Africa. This is the case of the Wa Municipality where the Muncipal Assembly does not have the capacity to procure parcels of land for further development according to planning guidelines. Similar findings were reported by Akola (2007) in Uganda where the Uganda Town Council lacks the needed financial capacity to conduct proper planning and management.
conflicts among land lords. This arises where non-compliers put up inappropriate structures on their lands that inconvenience others. Besides, the encroachment of public lands also means that people will not have access to some facilities such as roads, markets, and schools because places designated for such services have been used wrongly by people who fail to comply with development planning guidelines. These findings agree with the results of Asare-Akuffo et al. (2014 ) Fusieni (2016 and Frimpong (2017) that unprecedented encroachment on road infrastructure and poorly developed road network are causing rising levels of congestion and traffic jams in urban areas. Moreover, Yakob et al., (2012) in particular argued that the problem pertaining to non-compliance may discouraged the implementation of sustainable development especially in the housing sector. This means that the Wa Municipality will have challenges in maintaining sustainable land management and physical development. Hence, the effects of non-compliance as outlined by empirical literature are not different from what has been observed in the Wa Municipality.
From the perspective of the Town and Country planning Department, one main effect of non-compliance with physical development planning guidelines is unplanned development leading to slums. The respondent shared this with the researcher during an interview:
"When people fail to comply with existing physical development planning guidelines, their activities lead to slum development. Sometimes such structures are pulled down, which attract cost to both the landlord and the municipal assembly".
The results imply that non-compliance with physical development planning guidelines affect both individuals and institutions such as those facilitating compliance with the guidelines. The process of forcing people to comply introduces financial cost to both the victims and the municipal assembly as well. The pulling down of structures is a way to maintain sustainable development despite the cost associated with it. In the view of Antwi et al. (2014) , UN-Habitat (2009) and Frimpong (2017) , buildings in neighborhood around the cities of Ghana are always on waterways culminated into seasonal flooding during the wet season. This means that such land developers have often failed to comply with the necessary regulations such as obtaining of permit to develop one land. In the Wa Municipality, efforts are being made to pull down such structures as a way of ensuring sustainable urban development.
Conclusion and Recommendations
Many economies have taken steps to ensure sustainable land management through the establishment of institutions and physical development planning guidelines to control haphazard development. Ghana has complied with this fundamental process through the establishment of land use planning guidelines and institutions to enforce compliance. However, the Wa Municipality has not yet achieved sustainable urban land management despite the existence of such institutions. Institutional weakness, socio-demographic and economic factors are partly the reasons for non-compliance with land use planning guidelines. This implies that the existence of clear planning guidelines is a necessary but not sufficient condition for sustainable urban land management. It is therefore, recommended that appropriate intervention through effective education for the general public. Moreover, resource allocation to the enforcement institutions will equally facilitates the achievement of sustainable urban land management in the Wa Municipality.
Additionally, further studies are strongly recommended to focus on the Current regime of land governance in the country, institutional governance and land management and finally, how traditional authorities could be involved in zoning and land use planning within the Wa Municipality.
